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COLUMBIA COUNTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON  97051

(503) 397-1501 
General Application File No.___________

GENERAL LAND USE PERMIT APPLICATION
TYPE OF PERMIT:            Zone Change            Temporary Permit

    X     Site Design Review               Resource Management Plan

Other:___________________________________________________________________

APPLICANT: Name:_____________________________________________________________

Mailing address:___________________________________________________________
                          
     Phone No.: Office________________________  Home____________________________

Are you the _____property owner?  _____owner's agent?

PROPERTY OWNER: _____same as above, OR:

Name:___________________________________________________________________

Mailing Address:___________________________________________________________

PROPERTY ADDRESS (if assigned):________________________________________________

________________________________________________________________________

TAX ACCOUNT NO.:_________________________ Acres:_________ Zoning:______________

 _________________________ Acres:_________ Zoning:_______________

 _________________________ Acres:_________ Zoning:_______________

PRESENT USES: (farm, forest, bush, residential, etc.)
Use: Approx. Acres

____________________________________________________   ______________

____________________________________________________   ______________

____________________________________________________   ______________

  Total acres (must agree with above): ______________

Remove Watermark
Wondershare
PDFelement

OHM Equity Partners LLC

33470 Chinook Plaza 213, Scappoose, OR 97056

503.310.7921

X Applicant/Developer

SPMC Holdings, LLC

2604 SW Buckingham Avenue, Portland, OR 97201

57246 Hazen Road, Warren, OR 97053

PRE 21-09

4213-D0-00103

77.0

CS-R

Golf Course

77.0

77.0

http://cbs.wondershare.com/go.php?pid=5239&m=db
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General Application File No.                        

PROPOSED USES:

                                                                                                                                                      

                                                                                                                                                      

                                                                                                                                                      

WATER SUPPLY:             Private well. Is the well installed?         Yes          No

______Community system. Name________________________________
  

METHOD OF SEWAGE DISPOSAL: ______Community Sewer.  Name_____________________
______ Not applicable.
______ Septic System.

If Septic, does the subject property already have a system?_____Yes _____No
If no, is the property approved for a Septic System?_____Yes _____ No

CONTIGUOUS PROPERTY:  List all other properties you own which have boundary lines touching
this property:

         Tax Account No.         Acres       Co-owners (if any)

______________________  _______  ____________________________________

______________________  _______  ____________________________________

______________________  _______  ____________________________________
                                                  
CERTIFICATION: 
I hereby certify that all of the above statements, and all other documents submitted, are accurate and
true to the best of my  knowledge and belief.

Date:_____________________  Signature:____________________________________

NOTE:  Please attach an accurate and detailed plot plan, including property lines, existing and
proposed structures, location of septic tank and drainfield, farm - forest areas, large natural features
(cliffs, streams, etc.).
++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

Planning Department Use Only

Date Rec'd.______________________  Hearing Date:__________________________
                              Or: Administrative_______________________

Receipt No._______________________Stormwater & Erosion Control Fees __________________

Zoning:__________________________  Staff Member:__________________________
++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

Remove Watermark
Wondershare
PDFelement

Private Golf Course and RV Park. 103 space private recreational vehicle campground/RV park and the re-

design of the existing golf course, clubhouse, restaurant, and banquet facilities located in the Community 

Service Recreational (CS-R) zone.

X

X

X

X

05/17/2022

Joe Kessi     05/17/2022

Arlina Anastasiou
Type Writer
PRE 21-09

Arlina Anastasiou
Type Writer


Arlina Anastasiou
Type Writer


http://cbs.wondershare.com/go.php?pid=5239&m=db
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The application/report is the property of OHM Equity Partners LLC.  This report is

intended for use only by OHM Equity Partners LLC in relation to this application. Written

permission must be obtained from OHM Equity Partners LLC before using this report for

other purposes.



File Number: PRE 21-09

Owner:         SPMC Holdings, LLC

                        2604 SW Buckingham Ave

                        Portland, OR 97201

 

Applicant:  OHM Equity Partners LLC

                        33470 Chinook Plaza 213

                        Scappoose, OR 97056

Location:  The subject property is located at the site address of 57246 Hazen Road in Warren, OR

MAP ID NO:  4213-D0-00103

Zoning:  Community Service - Recreational (CS-R)

Site Size:  ±77.0 Acres

Request:  Approval of 103-space private recreational vehicle campground/RV Park and the

redesign of the existing golf course, clubhouse, restaurant, and banquet facilities located in the

Community Service Recreational (CS-R) zone.
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Columbia County Zoning Ordinance                                                                                                     

Section 1020  Community Service - Recreational (CS-R)   

Section 1300   Signs

                 1313.3  Commercial & Industrial Districts: Aggregate Sign 

                                 Area Per Parcel

Section 1400   Off-Street Parking and Loading

                 1417  Unspecified Uses

Section 1450   Transportation Impact Analysis 

                1450.1  Applicability

Section 1550   Type II Site Design Review

                 Landscaping Plan

Oregon Administrative Rules 

PRELIMINARY STORMWATER AND EROSION CONTROL PLAN                                             Appendix 25

Letter from Columbia River Fire and Rescue                                                                                    Appendix 10                   

Letter from PUD                                                                                                                                             Appendix 23

Letter from McMullen Well Drilling Corp                                                                                            Appendix 24

SUMMARY: 

We are proposing the development of a new private campground facility in addition to the

existing golf course, restaurant, and banquet hall located on tax lot 4213-D0-00103. This

parcel is approximately 77 acres in size, zoned Community Service Recreational (CS-R).
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The property has operated as a golf course with clubhouse, restaurant, bar, and banquet

facility since 1959. It has been owned and operated by many different people throughout the

years. 

Our proposal includes many changes and improvements to the golf course as a whole, but the

addition of a campground/RV area provides an additional revenue stream for the property.

The new private campground/RV along with the re-design and elevation of the property will

create a year long, sustainable business model. The new campground will only be enhancing

the property, not taking away from it.

The proposed RV spaces will be full hookup, which will provide electricity, water, garbage,

internet, and sewage disposal supported by an on-site septic system. The access point will

remain the same for the golf course and to access the new campground area. A new access

point is requested for the existing residential home off of Hazen Road. This will create separate

entrances for the home and for the golf course. 

An RV campground provides additional cash flow stabilizing the property while allowing for it

to be maintained to a higher standard. This additional revenue allows the property to be

renovated and elevated, making it a destination campground. To accomplish elevating the

property, we have contracted with one of the designers of Stub Stewart State Park. He will be

responsible for a complete redesign of the entrance, parking lot, golf course plantings, and RV

campground screening. This includes a landscaping plan with many natural plantings to the

area, including Ironwood trees, which are indigenous to Oregon. He brings experience and

expertise to the redesign of the property, while incorporating RV campground sites

seamlessly. He has also helped in the landscape design of a few well-known PGA courses. 

The clubhouse, restaurant, lounge, and banquet building will be upgraded to attract and make

people feel comfortable. The RV campground hookups are positioned along the southeast

and south property line and are fully screened abutting an RR-5 parcel and two FA 80 zoned

parcels. This area does not interfere with the golf course and is easily screened for our

neighbors.
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Create road to connect campground/RV area to golf course and main entrance
Build parking for 103 RV spaces/private campground
Provide each RV space with full hookup, including electrical, water, and septic
Install new wastewater treatment system
Bathroom facility with showers and laundry (20’ by 20’), recycle and trash dumpsters (12’ by
12’ areas) added
Demolish and move the existing golf cart storage building located at the entrance. Put a
new golf course storage building (24’ by 60’) south of the existing clubhouse. Add a new
access road to Hazen Road for residential building
Put in new lighting, pathways, and landscaping
Replace existing sign with new sign
Re-design entrance, golf course parking lot, and add a separate entrance for residential lot.

Total Site Development Required for 100 RV Spaces Includes:
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POSSIBLE BATHROOM/LAUNDRY BUILDING IDEAS
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NEW GOLF CART STORAGE BUILDING POSSIBLE DESIGN IDEAS
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Columbia County Zoning Ordinance - Community Service Recreational (CS-R):

Section 1020 COMMUNITY SERVICE - RECREATION

1021  Purpose: This section provides for the review and approval of the location and
development of special uses which by reason of public necessity and unusual character
or effect on the neighborhood may not be suitable for listing with other sections of this
Ordinance. The CS-R District is for the establishment of various types of public recreation
facilities. The District is intended to function as a regular District within the Community
Service designation.

1022  Permitted Uses: 

.2  Private recreational facilities such as parks, boat ramps, and campgrounds, whether or
not they are open to the public

The State of Oregon includes private RV parks in the definition of a campground. The
proposed RV Park/campground will be a private recreational facility in a member only
golf course, which is a permitted use in the CS-R Zone.

1024 Restrictions and Conditions: These public facilities have a direct impact upon the
adjoining properties. The Commission will study each request to establish a new CS-R use
and shall attach adequate conditions to the approval to insure the adverse impact of the
recreational use upon the adjoining land uses have been mitigated. A Site Design Review
for a Conditional Use in this zone may be processed concurrently with the Conditional
Use Permit with a single hearing and a single fee which will be the higher of the 2 permit
fees.

This proposal is for a private recreational campground facility. We are not creating a
new CS-R use, the property has been used as a recreational facility since 1959 as a golf
course. This project is meant to enhance the property and its surroundings, and
therefore planning and development will take into account the adjoining properties and
community.



Conditions shall include: 

.1 Landscaping, berming, fencing, or screening. 

The landscaping plan includes both aesthetic landscaping and landscaping designed to
provide privacy and buffering purposes. Our plan takes into consideration neighboring
properties and includes many plants for buffering and screening purposes. The
plantings consist of native plants, including the Ironwood tree, which is indigenous to
Oregon. Please see Appendix 6 for Landscaping Plan.

.2 Off-street parking in accordance with Section 1400. 

The Golf course/clubhouse parking lot will be redesigned, along with the entrance, to
include 59 parking spaces, 9’ by 18’ feet. RV/campground parking will be created with
103 RV parking spaces and each campsite will have an RV parking space, 12’ by 46’ and
space for at least one standard car parking space, 9’ by 18’ feet.

Find more information on the parking plan and regulation in Section 1400.
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.3  Limitations on the type and amount of external lighting. 

External lighting will be strategically placed to limit interference with adjacent properties.
Lighting will also be directed towards the property, not outward to adjacent properties.
The proposed RV/campground is at least 100 feet from neighboring structures, in most
areas even more. See Appendix 7 for Lighting Plan.

.4  Limitations on the number and location of access points which connect with County
roads or public ways. 

The current access point for the golf course will also be used for the proposed private
RV/campground area. We are requesting a separate access point for the residential home,
so that it will be separated from the golf course and RV campground access.
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.5  The Commission may attach as many conditions, such as setbacks, screening, off-street
parking and unloading, construction standards, maintenance and landscaping
requirements, as it deems necessary to protect the public health, safety, welfare, the
adjoining property owners and the public interest. 

There are no designated minimum setbacks in this district. See Appendix 10 for response
from Columbia River Fire and Rescue.

.6  A new CS-R use within an Urban Growth Boundary shall be served by public water and
public sewer when appropriate. The Commission may waive the requirement for
connection to public sewer if it can be shown that the proposed use can be safely served
in another manner. In this case, the Commission shall require that the CS-R use be
connected to public sewer when it becomes available to the site.

A new CS-R use is not being requested. CS-R includes recreational facilities, including
golf courses, RV parks/campgrounds. The proposal includes the addition of an onsite
sewer system and use of water from the existing well and aquifers. This property is not
located within the Urban Growth Boundary, as shown on the map below. 

URBAN GROWTH AREA IN YELLOW:
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1025 Approval of Community Service-Recreation use outside the Urban Growth
Boundaries. Before a CS-R use is approved, outside the Urban Growth Boundaries, the
Commission shall find that the CS-R use:

.1  Is consistent with the character of the area. 

The property has been a golf course since 1959 and restaurants and bars were added
later. At the time, the surrounding properties were all farm land. In recent years, the
surrounding properties have become more residential, neighboring properties now
include Rural Residential and Farming Agriculture. A private RV/campground facility is
similar to housing and is a temporary accommodation. 

The proposed RV/campground space is consistent with the use of a golf course and park,
and it is very common for golf courses and parks to also have RV parking. Therefore, the
proposed campground addition is very much consistent with the character of the area. 

PROPERTY AND NEIGHBORING PROPERTIES



PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE

11

.2  Will not adversely affect natural resources of the area. 

The proposed private RV/campground facility and re-design of the entrance and parking
lot, will enhance the natural beauty of the property. This property has been utilized as a
golf course since 1959 and has used the natural well and surface water at the property for
irrigation to keep the golf course green. There has also already been a septic system on
the property for the current structures. A drainage engineer will also be utilized, to
ensure proper and required additional drainage for the new campground area. 

This project will improve the natural landscaping, with the addition of lots of natural
vegetation included in the landscaping plan, including Ironwood trees, which are
indigenous to Oregon.

The proposed campground is not located in the floodplain, all parts of the RV park are
located at least 100 feet from the floodplain.

MAP OF FLOODPLAIN
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The RV park will not be located on major wetlands. R4SBC and PUBHx wetland streams
are located on the property, but the addition of the campsite will not interfere with the
wetlands. The closest portion is 100 feet away. Therefore a Floodplain Development
Permit is not required. The property will use existing drainage systems and grade that
runs downhill on the property. 

 WETLAND STREAMS OUTLINED IN GRAY



.3  Will not conflict with or infringe upon the farm or forest uses in the area. 

The surrounding farm and forest areas are FA-80 zoned, Forest/Agriculture district with a
minimum lot or parcel size of 80 acres. This property has been a recreational use since at
least 1959 and has coincided with farm lands. Over the years farming has diminished more
and more in the area because of the increase in housing. The only potentially shared road is
Hazen Road, a main road that is wide enough for all traffic. The farm lands around the
property are primarily hay fields, which limits the harvest to a few times a year and the
moving of equipment on the main road would be infrequent. 
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The new campground facility will share the access point to the main road with the golf
course that is already existing, and the road leading to the campground area is on this
property and solely used for this purpose, which would not affect any neighboring lots. This
77 acre property is also mostly just empty space and land with a few buildings and parking. 

.4  Will not require any public services other than those already existing or programmed for
the area. 

The proposal for the RV park/campground will need electricity and internet. The property
does not require any additional public services than those already existing in the area.
According to Columbia PUD, the already existing electricity is sufficient to supply the 100
RV spots, please see Appendix 23 for will-serve letter from the Columbia PUD.

This property will use existing ground water rights from well and McNulty Creek.
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 .5  Will not create any traffic hazards.

The proposed project will not create any traffic hazards. The design of the property will also
include a buffer of plantings, about 8-10 feet of high density plants around RV’s. 

Overall Impact on Neighboring Properties 

The surrounding properties around the proposed recreational campground include RR-5,
Rural Residential with a minimum lot or parcel size of 5 acres, RR-2 Rural Residential with a
minimum lot or parcel size of 2 acres and FA-80, Forest/Agriculture district with a minimum
lot or parcel size of 80 acres. This translates to minimum residential structures nearby. As
mentioned earlier, no small rural roads will be shared, only the main road, Hazen Road,
which is already where the access point to the golf course is located, and where access to
the new campsite will be.

SITE WITH ADJACENT PROPERTIES
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The proposal for the re-development is to turn this property into a destination golf and RV
facility for both locals and visitors to the area. This development includes a campground
bathroom with showers and laundry facility, a restaurant, banquet area, and lounge. The
proposed private RV campground provides an additional revenue stream for the property,
allowing it to be maintained at a higher standard.
 
To elevate the property, there will be a complete redesign of the entrance, parking lot, golf
course plantings, and RV campground screening, as well as the addition of many Ironwood
trees, indigenous to Oregon. 
 
We have enlisted a renowned designer who has designed many well-known PGA courses,
parks, RV parks, and other landscaping designs. The clubhouse, restaurant, lounge, and
banquet building will be upgraded. After the property is upgraded, it will be more
appealing to surrounding neighbors and the community, and will provide a beautiful
destination for local events, weddings, and will be enhancing it’s already existing presence
in the community for the better. With the golf course, RV park, and other amenities in
operation, this also provides a source of employment for many.
 
Our intention with the project is to upgrade the property to be an asset to the community
and something that everyone can be proud of. It is also meant to be an additional source of
revenue for the property, city, and county.

1026  Standards: 

.1  There is no designated minimum lot or parcel size. The Commission shall review each
proposal on a case by case basis and determine if the site is adequate for the proposed use.
They shall review the site plan of the proposal and determine if the site meets all the
provisions of this Ordinance, including the off-street parking requirements listed in Section
1400. 

.2  There are no designated minimum setbacks in this district. The applicant shall submit a
letter from the Fire Marshall concerning the necessary setbacks for safety. After reviewing
this letter and the adjacent land uses, the Commission shall establish setback requirements
for each individual site.



This proposal addresses the site use, off-street parking, and setbacks for The Commission
to Review. More information regarding the site plan in Section 1550. Please see Appendix 10
for response from Columbia River Fire and Rescue.

1027 Signs: Signs shall meet the requirements of Section 1300 of this Ordinance. 

Section 1300 SIGNS

1302 General Provisions

 .1  Design Review 

The proposed new sign and directional signage will be in adherence with these provisions. 

 .2  Setbacks
  
A. All signs shall be situated in a manner so as not to adversely affect safety, corner vision, or
other similar conditions and shall not overhang or encroach upon public rights of way. 

No new sign location is being requested. The new sign will be installed in the same location
as the current sign on the property off of Hazen Road. No interferences or hazards are
currently known.

PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE
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CURRENT SIGN & LOCATION
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B. Unless otherwise specified, all signs in residential zoning districts shall observe the yard
setback requirements of the zoning district in which they are located. 
 
The sign is located on a property in the CS-R Zone, Community Service Recreation, not
residential. 

C. No setbacks from property lines shall be required for signs in nonresidential zoning districts
except that in all zoning districts, setbacks shall be required at corners as may be necessary to
provide adequate corner vision or in cases where a sign is placed adjacent to a street, as
provided is 1302.2(D), below. 

D. Setbacks shall be required which comply with setback requirements of the abutting
residential zoning district when a sign is placed on a parcel abutting a street (except Highway
30), which separates a non-residential parcel from a residential parcel or when a sign is placed
on a property line separating a non-residential parcel from a residential parcel.

No new sign location is being requested. The old sign will simply be replaced by a new
modern design off of Hazen Road. Sign will be placed on a street, Hazen Road, which does
not separate this non-residential parcel from a residential parcel. Property on the other side
of the road is FA/80, Forest/Agricultural.

Sign Location
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.3 Visual Obstructions: No sign shall be situated in a manner which results in the complete
visual obstruction of an existing sign. 

New sign design will not interfere or be a visual obstruction of an existing sign.

.4 Illuminated Signs: Artificially illuminated signs, or lights used to indirectly illuminate signs,
shall be placed, shielded, or deflected so as not to shine into residential dwelling units or
structures. The light intensity of an illuminated sign shall not exceed the following standards.

The new proposed monument sign and directional signs will be properly illuminated
according to code. More specifications of the lighting will be outlined when construction
drawings are created. The closest neighboring structure to the sign is South, almost 400
feet away and is Rural Residential. Lighting of the sign will be directed toward the sign, not
outward towards adjacent properties. 

1313  Commercial and Industrial Districts:

.1 Signs Permitted: Signs shall be permitted in Commercial and Industrial zoning districts
subject to the provisions of this Section, except to the extent such provisions conflict with the
specific development standards for signs in the underlying zoning district. 

.2 Limit on Sign Area: Except as otherwise permitted in Section 1302.5, no sign having a sign
area greater than 200 square feet shall be permitted.

A new monument sign and directional signs will be added and will be smaller than 200
square feet. 

.3  Aggregate Sign Area Per Parcel. 

A. Except as otherwise provided herein, the maximum permitted area of all signs, including
the total area of each face of a double-faced sign, or the sole face of a single faced sign for
each parcel, is as follows: 40 square feet.

The proposed new modern monument sign will be no larger than 40 square feet on each
face.
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.4  Free Standing Signs: Free standing signs, including ground mounted signs,must comply
with the following additional standards: 

A. Height: Free standing signs shall not exceed 20 feet in height above grade or above road
grade, whichever is higher. 

B. Total Area: The total sign area of all freestanding signs allowed by this section plus the area
of all other allowed signs on the parcel shall not exceed the aggregate sign limits for the
parcel as provided in Section 1313.3. 

D. Illumination: Free standing signs may be illuminated subject to subsection 1302.4.

The new property sign will be a freestanding sign located at the entrance to the property on
Hazen Road where the existing monument sign is located. It will adhere to the size
standards, which will be an area of no more than 40 square feet and will not exceed 20 feet
in height above grade. 

The sign will be illuminated based on code and the specifications of the lighting will be
outlined in the construction drawings. The lighting will be strategically placed to minimize
interference with neighbors. 

.5  Building Mounted Signs: 

The new proposed sign will be a freestanding sign, not a building mounted sign. No building
mounted signs are requested at this time.

.6  Traffic Control/Directional Signs: On-site traffic control and directional identification signs
shall be required as may be necessary, commensurate with the size and use of the site, in
conjunction with site design review, if such review is required. Centers/ complexes combining
several uses shall provide tenant directories, or building identification and directional signing
oriented toward onsite vehicle and pedestrian circulation.

Directional signs will be installed for guiding vehicle and pedestrian circulation around the
property.
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DIRECTIONAL SIGN EXAMPLE

.7 Temporary Signs 

No temporary signs are requested at this time. If there is need for temporary signs in the
future, we will request approval from Columbia County.

.8 Animated or Video Signs Prohibited

No animated or video signs are requested in this proposal.

MONUMENT SIGN DESIGN IDEA WITH LOGO
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Section 1400 OFF-STREET PARKING AND LOADING

1403 Use of Space: 

.1  Required parking spaces shall be available for parking of vehicles of customers,
occupants, and employees. 

1405 Plans Required: A plot plan shall be submitted in duplicate to the Director with each
application for a building permit or for a change of classification to OP. The plot plan shall
include the following information: 

 .1 Dimensions of the parking lot. The RV campsite parking spots are 20 feet wide and
about 80 feet long. The golf course parking lot dimensions are about 160 feet by 240 feet.
Please see both an example of an RV campsite and the re-designed Golf Course parking
lot in Appendix 1 and 2.

.2 Access to streets and location of curb cuts. The property street, which connects all areas
of the property, Golf Course and RV park, also has access to Hazen Road. Curb cuts will be
located before each RV campsite parking, access to the pedestrian pathway, and access to
all buildings. Refer to Appendix 3 for Access to Streets and Location of Curb Cuts.

.3 Location of individual parking spaces. Appendix 3 also shows the location of every
parking space, RV and standard.

.4 Circulation Pattern. See Appendix 3 for the circulation of the street.

.5 Grade and Drainage. See Appendix 4 for the Drainage Plan Snapshot. Refer to Appendix
23 for Preliminary Stormwater Report and Drainage Plan.

.6 Abutting Property. Appendix 5 shows the subject property in relation to the adjacent
properties.



PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE

22

.7 A landscaping plan which shall include the location and names of all vegetation, and the
location and size of fencing or other screening material. See Appendix 6 for the
Landscaping Plan. The proposed plant list for Screen/Buffer Plantings includes Vine Maple,
Pacific Serviceberry, Incense Cedar, Oregon Ash, Douglas Fir, Western Red Cedar for trees,
and Salal, Oceanspray, Tall Oregon Grape, Pacific Wax Myrtle, Pacific Coast Ninebark, Pink
Flowering Currant, Nootka Rose, Western Spiraea, and Snowberry for shrubs.

No permit is being requested at this time, but here is our plan for parking. The golf course
parking lot will be redesigned to include 59 parking spaces, a new entrance, road to the
RV/campground area, and landscaping. 

The proposed private RV/campground parking will be created with 103 RV parking spaces
and each campsite will have an RV parking space, 12’ by 46’ and space for at least one
standard car parking space, 9’ by 18’ feet.

1410 Size: 

.1 The standard size of a parking space shall be 9 feet by 18 feet. 

.2 Handicapped parking spaces shall be 12 feet by 18 feet. 

.3 Parallel parking, the length of the parking space shall be increased to 22 feet. 

Parking spaces in the newly designed golf course parking lot will be 9 feet by 18 feet
and handicap spaces will be 12 feet by 18 feet. There is no parallel parking at the
property. The RV parking spaces will be 12 feet by 46 feet and the car parking in each
campsite will be 9 feet by 18 feet.

1411 Aisles: Aisles shall not be less than: .1 25'0" in width for 90 degree parking; .2 20'0"
in width for 60 degree parking; .3 20'0" in width for 45 degree parking; and 
.4 12'0" in width for parallel parking. 1
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The golf course parking lot will have aisles no less than 25’ in width for the ease of access
to parking stalls. 

1412 Access: There shall be no more than one 45 foot wide curb cut driveway per 150 feet of
street frontage, or fraction thereof, permitted per site. 

The property has only one curb cut driveway to the main street, which is approximately 23
feet wide.

1413 Surfacing and Marking: 

.1 The surfacing of each parking area shall meet minimum County standards to handle the
weight of the vehicles which will use the parking area. All areas used for parking and
maneuvering of vehicles shall be marked in accordance with the approved plan and such
marking shall be continuously maintained. Handicapped parking spaces shall be marked
with a wheelchair symbol. 

.2 The parking and loading areas for commercial, industrial, or apartment uses shall be
paved with concrete,asphaltic concrete, or another comparable surface. 

The newly redesigned parking lot and the new RV/campground parking will conform to
county standards regarding surfacing, marking, and striping. These details will be
outlined in the construction drawings. Handicapped parking spaces will be properly
marked. 
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1414 Drainage and Lighting: Adequate drainage shall be provided to dispose of the run-off
generated by the impervious surface area to the parking area. The drainage system shall
function so it will not adversely affect adjoining property. Artificial lighting shall be provided
in such a manner as to insure the safety of the parking area without interfering with
adjoining properties or creating traffic hazards on adjoining streets. 

The existing parking lot has posed no drainage issues and artificial lighting exists around
buildings. The construction drawings will address the drainage and lighting for the re-
designed golf course parking lot and new RV parking areas. 

Adequate lighting will be applied for the safety of people in all parking areas. The lighting
will be strategically placed, as to not affect neighboring properties. The closest
neighboring structure to the golf course parking lot is in an RR-2 zone area and is about
350 feet away. The closest structure to the RV/campground area is RR-5 and FA-80 and at
the closest points are 100 feet away.

1415 Parking Areas: All parking areas, excluding one and two-family dwellings, shall meet the
following requirements: 

.1 All parking areas of less than 20 parking spaces shall have one handicapped parking space.
Parking areas with more than 20 spaces shall provide one handicapped parking space for
every 50 standard parking spaces. 

The golf course parking lot will be redesigned to have 59 standard parking spaces, 2 of
which will be designated handicapped parking. The private campground has 103 RV
parking spaces, and each campsite has 1 standard parking space. There will be two
campsites dedicated to handicapped parking, which will include an RV parking space and
a standard parking space in each campsite.

.2 All parking areas shall be divided into bays of not more than 20 parking spaces. Between,
and at the end of each parking bay, there shall be planters which have a minimum width of 5
feet and be at least 17 feet in length. Each planter shall contain one major structural tree and
ground cover which has been deemed appropriate by the Director. Truck loading areas need
not comply with the preceding requirements. 

Parking areas will be divided in bays of no more than 20 parking spaces, with planters
(minimum width of 5 feet and 17+ feet in length). Each planter will contain one major
structural tree and ground cover.
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.3 Parking areas shall be separated from the exterior wall of a structure, exclusive of paved
pedestrian entrance ways, by a 5 foot strip of landscaping. 

The golf course parking lot will be separated from the clubhouse and new golf shed by a 5
foot strip of landscaping. The RV parking campground will have at least a 5 foot strip of
landscaping to separate from the bathroom structures.

.4 Industrial or commercial parking areas, in a residential or apartment district, shall meet
the building setback of the most restrictive adjoining residential or apartment district. 

Property is not located in a residential or apartment district. 

.5 When industrial or commercial parking areas adjoin a residential or apartment district,
there shall be a sight obscuring planting, which is at least 80 percent opaque and when
viewed horizontally from between 2 and 8 feet above ground level. This planting shall be
composed of materials which are an adequate size so as to achieve the required degree of
screening within 12 months after installation. 

The proposed parking areas at the property are not industrial or commercial parking.
Landscaping will include screening and buffering from adjacent properties.

.6 Parking areas shall be set back from a lot or parcel line adjoining the street. The setback
area shall be landscaped. 

The proposed parking areas are not located right off of the adjoining street, Hazen Road.
The new golf course parking lot will be in the same location as the current one, which is
set back about 185 feet from Hazen Road. The setback area is already landscaped, but the
new entrance design does include lots of new plantings. The new RV/campground parking
is not right off of Hazen Road.

.7 All parking area setbacks shall be landscaped with major trees, shrubs, and ground cover
as approved by the Director. 

The setbacks between buildings, parking areas, and lot lines will be landscaped to include
approved major trees, shrubs, and ground cover. 



PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE

26

.8 A minimum of 10 percent of the parking area shall be landscaped and maintenance of the
landscaping shall be the owner's responsibility. 

Plantings and buffer landscaping will be all around the proposed parking areas and
buildings and the landscaping will be maintained. 

.9 Internal pedestrian connections shall be provided in parking lots with greater than ten (10)
parking spaces. These connections shall be a minimum of five (5) feet wide and
distinguished from vehicular areas through changes in elevation or contrasting paving
materials (such as light-color concrete inlay between asphalt). Paint or thermo-plastic
striping and similar types of nonpermanent applications may be approved for crossings of
parking lot areas that do not exceed 24 feet in crossing length.

A pedestrian pathway, approximately 5 feet wide, will be created along the campground
perimeter, leading back to the campground and golf course parking lot. There will be a
curb and plantings separating the sidewalk from the street.
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1417 Unspecified Uses: Any use not specifically listed in the foregoing list shall have the
requirements of the listed use or uses deemed equivalent by the Director. 

The minimum number of parking spaces for a public/private campground facility are not
addressed in Section 1400, but will be required to have at least two parking spaces per
established campsite. 

The proposed private campground facility will have 2 parking spaces per campsite, 1
standard parking space and 1 RV parking space.
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Section 1450 TRANSPORTATION IMPACT ANALYSIS

1450 Transportation Impact Analysis: A Transportation Impact Analysis (TIA) must be
submitted with a land use application if the proposal is expected to involve one or more of
the conditions in 1450.1 (below) in order to minimize impacts on and protect transportation
facilities, consistent with Section 660-012-0045(2)(b) and (e) of the State Transportation
Planning Rule. 
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Section 1550 SITE DESIGN REVIEW

The Site Design Review process shall apply to all new development, redevelopment,
expansion, or improvement of all community, governmental, institutional, commercial,
industrial and multi-family residential (4 or more units) uses in the County. 

1551. Types of Site Design Review:

B. Type 2: Projects, developments and building expansions which meet any of the following
criteria: 1. have an area of 5,000 sq.ft. or more, or are 10% or more of the square footage of an
existing structure.

1555 Submittal documents: The following documents, when applicable, are required for a
Site Design Review. The scope of the drawings and documents to be included will be
determined at the pre application conference by the Pre-application Conference
Committee, and a Site Design Review Submittal Checklist will be given to the applicant,
documenting which items are deemed not applicable or not necessary to determine
compliance with County and State standards, with a short explanation given for each item
so determined. 

A. History. 

The golf course, formally known as St. Helens Golf Course, opened in 1959 by The Johnson
Family. The golf course was a popular 9-hole course that was also a lively center for
community activities and was a popular hot spot. The course changed ownership many
times and was not able to be properly maintained and updated. Hand in hand with this is
the lack of ability to keep it a destination for all with events, live music, and more which
made it a desirable place for both visitors and locals.

B. Project narrative. 

The property has operated as a golf course with clubhouse, restaurant, bar, and banquet
facility since 1959. It has been owned and operated by many different people throughout
the years. The course was closed in the winter of 2019, most likely due to inconsistent
revenue streams, lack of upkeep, and restaurant and bar openings and closures. 
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Our proposal includes many changes and improvements to the golf course as a whole, but
the addition of a campground/RV area provides an additional revenue stream for the
property. The new private campground/RV along with the re-design and elevation of the
property will create a year long, sustainable business model. The proposed addition of
private RV spaces is meant to enhance the property and the surrounding area.

The proposed RV spaces will be full hookup, which will provide electricity, water, garbage,
internet, and sewage disposal supported by an on-site septic system. The access point will
remain the same for the golf course and to access the new campground area. A new
access point is requested for the existing residential home off of Hazen Road. This will
create separate entrances for the home and for the golf course. 

An RV campground provides additional cash flow stabilizing the property while allowing
for it to be maintained to a higher standard. This additional revenue allows the property to
be renovated and elevated, making it a destination campground. To accomplish elevating
the property, we have contracted with one of the designers of Stub Stewart State Park. He
will be responsible for a complete redesign of the entrance, parking lot, golf course
plantings, and RV campground screening. This includes a landscaping plan with many
natural plantings to the area, including Ironwood trees, which are indigenous to Oregon.
He brings experience and expertise to the redesign of the property, while incorporating RV
campground sites seamlessly. He has also helped in the landscape design of a few well-
known PGA courses. 

The clubhouse, restaurant, lounge, and banquet building will be upgraded to attract and
make people feel comfortable. The RV campground hookups are positioned along the
southeast and south property line and are fully screened abutting an RR-5 parcel and two
FA 80 zoned parcels. This area does not interfere with the golf course and is easily
screened for our neighbors.
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C. Existing site plan.  See Appendix 12 for existing site plan.

D. Proposed site plan. See Appendix 19 for proposed site plan.

E. Grading plan. See Appendix 25.

F. Drainage plan. See Appendix 25.

G. Wetland mitigation plan. Goal 5 Resource Protection Plans (streams, wetlands,
riparian areas, natural areas, fish and wildlife habitat). Indicate how the project will
protect streams, wetlands, riparian areas, natural areas, and fish and wildlife habitat
from negative impacts. 

The proposed private campground/RV facility is not located in the floodplain. RV park
will not be located on major wetlands. R4SBC and PUBHx are located on the property,
but the addition of the campsite will not interfere with the wetlands. The closest
portion is 100ft away. See Appendix 14.

H. Landscaping Plan 

See Appendix 6 for the Landscaping Plan. The proposed plant list for Screen/Buffer
Plantings includes Vine Maple, Pacific Serviceberry, Incense Cedar, Oregon Ash,
Douglas Fir, Western Red Cedar for trees, and Salal, Oceanspray, Tall Oregon Grape,
Pacific Wax Myrtle, Pacific Coast Ninebark, Pink Flowering Currant, Nootka Rose,
Western Spiraea, and Snowberry for shrubs.
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I. Architectural Plans

There are no architectural plans at this time. 

J. Sign Drawings

Sign Location
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A vicinity map See Appendix 12.
Site Description Map See Appendix 13.

Contour Lines
In special areas, a detailed slope analysis may be required. 

Potential natural hazard areas, including potential flood or high ground water,
landslide, erosion, and drainage ways. See Appendix 14.
Wetland areas, springs, wildlife habitat areas, wooded areas, and surface features
such as mounds and large rock outcroppings. See Appendix 14.
Streams and stream corridors. See Appendix 14.
Location, species and size of existing trees proposed to be removed. Existing
landscaping in the proposed areas include small trees, tall grass, and blackberry
bushes. Appendix 15 shows the existing site with existing trees and vegetation.
Significant noise sources. The activities of this property will not create any
significant or consistent noise.
Existing structures, improvements, utilities, easements and other development. The
existing structures include a clubhouse, residence, golf cart storage shed, and other
equipment storage building. See Appendix 16, 17.
Adjacent property structures and/or uses. See Appendix 18.

K. Access, parking and circulation plan.  See Appendix 19.

L. Impact assessment. 

M. Site Design Review Submittal Checklist

1560 Existing Site Plan:

1.
2.

a.
b.

3.

4.

5.
6.

7.

8.

9.



1561 Proposed Site Plan
A. Site Plan
1. The applicant's entire property and the surrounding area to a distance sufficient to
determine the relationships between the applicant's property and proposed
development and adjacent properties and developments. See Appendix 19.

2. Boundary lines and dimensions of the property and all proposed property lines.
Future buildings in phased development shall be indicated. See Appendix 20.

3. Identification information, including names and addresses of project designers.
Developer: OHM Equity Partners LLC
Drainage Plan Designer: DL Consulting
Landscaping Plan Designer: Brian Bainnson with Quatrefoil Inc.
Site Plan Designer: OHM Equity Partners LLC
Transportation Analysis Report Creator: Expert Transportation and Roadway
Consulting
Wastewater Engineering: ADC Wastewater
Water Availability Consultant: McMullen Well Drilling Corp

4. Natural features which will be utilized in the site plan.
No major natural features of the property will be utilized in the site plan. See 16. Goal 5
Resource Protection Plan.

5. Location, dimensions and names of all existing or platted roads or other public ways,
easements, and railroad rights-of-way on or adjacent to the property, city limits, section
lines and corners, and monuments. See Appendix 17.

6. Location and dimensions of all existing structures, improvements, or utilities to
remain, and structures to be removed, all drawn to scale. See Appendix 16.

7. Historic structures, as designated in the Comprehensive Plan.
There are no historic structures located on this property.

8. Approximate location and size of stormwater retention or detention facilities and
storm drains. See Appendix 25. 
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9. Location and exterior dimensions of all proposed structures and impervious surfaces.
See Appendix 21.

10. Location and dimension of parking and loading areas. pedestrian and bicycle
circulation, and related access ways. Individual parking spaces shall be shown. See
Appendix 1, 2.

11. Orientation of structures, showing entrances and exits. See Appendix 21.

12. All exterior lighting, showing type, height, wattage, and hours of use.
The property already has existing lighting that will be updated where needed to meet
the requirements. Each campsite will have dim lighting for safety of parking and
people during the night, but as not to interfere with neighboring campsites and
neighboring properties. Specifics of lighting will be addressed in construction
drawings.  See Appendix 7 for location.

The property already has existing lighting that will be updated where needed to meet
the requirements. Each campsite will have dim lighting for safety of parking and
people during the night, but as not to interfere with neighboring campsites and
neighboring properties. Specifics of lighting will be addressed in construction
drawings.

Lights will be only used in the evening for safety purposes.

Examples of Pathway Lights for each campground

6x6x42” - 42 inches tall with 9 inch cap for lighting the entrances, along the road

6x6x19’ - 19 inches tall with 6 inch cap for lighting each campsite

Brilliance LED 5 watt Pucks (2700K) mounted in the top of each 6×6 fixture
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13. Drainage, Stormwater and Erosion Control, including possible adverse effects on
adjacent lands.
See Appendix 25.

14. Service areas for waste disposal and recycling. See Appendix 22.



Grading Plans
Architectural Drawings
Signs

15. Noise sources, with estimated hours of operation and decibel levels at the property
boundaries.
Potential noise may occur from clubs hitting against balls, but that is assumed since the
property has been a golf course since 1959. Golf playing time would be during daylight
hours. There is no new equipment or lighting that would add extra noise to the
property.
The restaurant and bar could be open for lunch and dinner times. The proposed
RV/campsite facility will primarily welcome guests before dark or in daylight hours.
No anticipated noise issues, the activities of this property do not create any significant
or consistent additional noise. The property is not located near a large housing
development or anything like that. As previously stated, neighboring properties are
Rural Residential and Farming Agriculture. The property use also does not include any
manufacturing that would have the potential to make noise.

16. Goal 5 Resource Protection Plans. Indicate how the project will protect streams,
wetlands, riparian areas, natural areas, and fish and wildlife habitat from negative
impacts.
The proposed RV/campsite facility and the other re-designs of the property will only
enhance the natural features of the property. The majority of the property is
landscape and with the running of the golf course and campsite, the property will be
properly maintained, and natural features protected, instead of the site being empty
and closed with no control over who trespasses and causes damage.

The private campground addition is not proposed to be on a wetland or floodplain.
New plantings and indigenous greenery will be added to incorporate this area
seamlessly into the 77 acre beauty of the property. In some cases pavement will be
removed and new grass will be planted. See Appendix 14.

17. A landscaping plan. See Appendix 6.

1.
2.
3.

Monument sign to be 10’ by 4’, 48” from the bottom of the sign to the ground, materials
will most likely be wood, metal, and\or stone, and will be illuminated by external flood
lights. Finalization of the sign design will be made at a later time. 
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B. Grading Plans: A preliminary grading plan indicating where and to what extent
grading will take place, including general contour lines, slope ratios, slope stabilization
proposals, and natural resource protection proposals. 

C. Architectural Drawings: 

1. Building elevations and sections; 
2. Building materials (color and type); 
3. Floor plan. 

There are no architectural drawings at this time, but the proposed new structures
include the golf course storage building (24’ by 60’), relocating the  equipment
storage building (50' by 3') and a bathroom facilities with showers and laundry
(approx. 20' by 20'). 

D. Signs: (see also Zoning Ordinance Section 1300) 

1. Freestanding sign: 
a. Location of sign on site plan; 
b. Elevation of sign (indicate size, total height, height between bottom of sign and
ground, color, materials, and means of illumination). 

Sign to be 10’ by 4’, 48” from the bottom of the sign to the ground, materials will most
likely be wood, metal, and\or stone, and will be illuminated by external flood lights.
Finalization of the sign design will be made at a later time.
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CURRENT LOCATION

CURRENT LOCATION

Sign Location
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1562 Landscaping: Buffering, Screening and Fencing:  Please see Appendix 6 for
Landscaping Plan.

A. General Provisions: 

1. Existing plant materials on a site shall be protected to prevent erosion. Existing trees and
shrubs may be used to meet landscaping requirements if no cutting or filling takes place
within the dripline of the trees or shrubs. 
2. All wooded areas, significant clumps or groves of trees, and specimen conifers, oaks or
other large deciduous trees, shall be preserved or replaced by new plantings of similar size
or character. 

B. Buffering Requirements: 
1. Buffering and/or screening are required to reduce the impacts on adjacent uses which are
of a different type. When different uses are separated by a right of way, buffering, but not
screening, may be required. 
2. A buffer consists of an area within a required setback adjacent to a property line, having a
width of up to 10 feet, except where the Planning Commission requires a greater width, and
a length equal to the length of the property line adjacent to the abutting use or uses. 
3. Buffer areas shall be limited to utilities, screening, pedestrian and bicycle paths, and
landscaping. No buildings, roads, or parking areas shall be allowed in a buffer area. 
4. The minimum improvements within a buffer area shall include: 
a. One row of trees, or groupings of trees equivalent to one row of trees. At the time of
planting, these trees shall not be less than 10 feet high for deciduous trees and 5 feet high
for evergreen trees, measured from the ground to the top of the tree after planting. Spacing
of trees at maturity shall be sufficient to provide a year-round buffer. 
b. In addition, at least one 5-gallon shrub shall be planted for each 100 square feet of
required buffer area.
c. The remaining area shall be planted in grass or ground cover, or spread with bark mulch
or other appropriate ground cover (e.g. round rock). Pedestrian and bicycle paths are
permitted in buffer areas. 
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C. Screening Requirements: 
1. Where screening is required, the following standards shall apply in addition to those
required for buffering: 
a. A hedge of evergreen shrubs shall be planted which will form a four-foot high continuous
screen within two years of planting; or, ..
b. An earthen berm planted with evergreen plant materials shall be provided which will
form a continuous screen six feet in height within two years. The unplanted portion of the
berm shall be planted in lawn, ground cover or bark mulch; or, 
c. A five foot or taller fence or wall shall be constructed to provide a continuous sight
obscuring screen. Fences and walls shall be constructed of any materials commonly used in
the construction of fences and walls such as wood, brick, or other materials approved by the
Director. Corrugated metal is not an acceptable fencing material. Chain link fences with
slats may be used if combined with a continuous evergreen hedge. 
2. When the new use is downhill from the adjoining zone or use being protected, the
prescribed heights of required fences, walls, or landscape screening along the common
property line shall be measured from the actual grade of the adjoining property at the
common property line. This requirement may be waived by the adjacent property owner. 
3. If four or more off-street parking spaces are required, off-street parking adjacent to a
public road shall provide a minimum of four square feet of landscaping for each lineal foot
of street frontage. Such landscaping shall consist of landscaped berms or shrubbery at least
4 feet in total height at maturity. Additionally, one tree shall be provided for each 50 lineal
feet of street frontage or fraction thereof. 
4. Landscaped parking areas may include special design features such as landscaped
berms, decorative walls, and raised planters. 
5. Loading areas, outside storage, and service facilities must be screened from adjoining
properties. 

D. Fences and Walls: 

No fences or walls are included in the site design at this time.
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1563 Standards for Approval: The Planning Commission or Director shall make a finding with
respect to each of the following criteria when approving, approving with conditions, or
denying an application: 

A. Flood Hazard Areas: See CCZO §1100, Flood Hazard Overlay Zone. All development in Flood
Hazard Areas must comply with State and Federal Guidelines. 

The proposed campground addition is not located in the floodplain, all parts of the RV park
are located at least 100 feet from the floodplain. Therefore a Floodplain Development
Permit is not required. Property will use existing drainage systems and grade that runs
downhill on the property.

MAP OF FLOODPLAIN:



PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE

43

B. Wetlands and Riparian Areas: Alteration of wetlands and riparian areas shall be in
compliance with State and Federal laws. 

The proposed campground addition will not be located on major wetlands. R4SBC and
PUBHx are located on the property, but the addition of the campsite will not interfere with
the wetlands. The closest portion is 100ft away. 

WETLANDS ARE GREY SHADED AREAS



PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE

44

C. Natural Areas and Features: To the greatest practical extent possible, natural areas and
features of the site shall be preserved. 

The proposed RV/campsite facility and the other re-designs of the property will only
enhance the natural features of the property. The majority of the property is landscape
and with the running of the golf course and campsite, the property will be properly
maintained and natural features protected, instead of the site being empty and closed
with no control over who trespasses and causes damage. 

The private campground addition is not proposed to be on a wetland or floodplain. New
plantings and indigenous greenery will be added to incorporate this area seamlessly into
the 77 acre beauty of the property. In some cases pavement will be removed and new
grass will be planted.

D. Historic and Cultural sites and structures: All historic and culturally significant sites and
structures identified in the 1984 Comprehensive Plan, or identified for inclusion in the
County Periodic Review, shall be protected if they still exist. 

There are no historic and cultural sites and structures located on the property.

E. Lighting: All outdoor lights shall be shielded so as to not shine directly on adjacent
properties and roads. 

Specifications on lighting will be further outlined in construction drawings. All outdoor
lights will face the property and not interfere with the adjacent properties.

F. Energy Conservation: Buildings should be oriented to take advantage of natural energy
saving elements such as the sun, landscaping and landforms. 

The only proposed buildings will be the new golf course storage building and a bathroom
facility. Energy conservation will be taken into account with the future designs of these
structures, for example which direction the building is facing for the most natural light.

G. Transportation Facilities: Off-site auto and pedestrian facilities may be required by the
Planning Commission, Planning Director or Public Works Director consistent with the
Columbia County Road Standards and the Columbia County Transportation Systems Plan. 
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Combination Parks. The portions of combination parks which are dedicated to
campground, organizational camp, picnic park, mobile home park or recreational
vehicle park use must be identified and each use must comply with the applicable
regulations. Jointly used areas must be designated accordingly. The portion of the
park that is dedicated to RV parking will be clearly marked and separated from
the golf course portion of the park.
Space Separation and Designation. Building or space separation and space
designation must be as follows:

The distance between buildings must be as required in the Oregon Structural
Specialty Code; All existing and proposed buildings are at least 20 feet from
another building or have fire rated walls.
The distance between spaces must be as provided in OAR 918-650-0055; 

1564 Final Site Plan Approval: If the Planning Director or Planning Commission
approves a preliminary site plan, the applicant shall finalize all the site drawings and
submit them to the Director for review. If the Director finds the final site plan
conforms with the preliminary site plan, as approved by the Director of Planning
Commission, the Director shall give approval to the final site plan. Minor differences
between the preliminary site plan and the final site plan may be approved by the
Director. These plans shall be attached to the building permit application and shall
become a part of that permit. 

Oregon Administrative Rules
A. 918-650-0045
General Construction Requirements

1.

2.

a.

b.
918-650-0055 Special Rules for Overnight Campgrounds - (1) Spacing. Each camping
space must be large enough to accommodate the designated class of recreational
vehicle or tent and be located a minimum of ten feet from any other camping space,
building or building appurtenance or any boundary line abutting upon a public street
or highway, and five feet from any property line. The space area must be designed to
minimize obstruction of any public or private roadway or walkway by vehicles or
tents.



PROPOSED PRIVATE RV PARK/CAMPGROUND IN THE CS-R ZONE

46

Each RV campsite is approximately 20 feet wide, which accommodates an RV
parking space and space for two standard cars to park. There is a 10 foot
landscaping buffer in between campsites and a 10 foot landscaping buffer
(evergreen hedge and flowering trees) from the property line. (See attached
Appendix 1) Each RV camp space will be clearly marked by a number.

3. Access. Each space designed for vehicular use within a recreation park or
organizational camp must have direct access to a park, street or road. The access may
not be obstructed by grade or vertical clearance. The entrance to roads with impaired
clearance just be provided with warning signs. Each campground space has direct
access to the new driveway/street proposed to be created within the property.

4. Street Width. Park streets intended for use by the public must be adequate width
to accommodate the planned parking and traffic load. Each traffic lane must be ten
feet minimum width. Where parking is permitted on park streets, each parking lane
must be ten feet minimum width. All two-way streets without parking must be 20
feet minimum width. The proposed park street is a two-way street, 24 feet in width,
12 feet width in each traffic lane.

5. Connection to a Public Way. The park street system must have direct connection
to a public way. The park street will connect to the existing entrance road, which
connects to Hazen Road, a public way.

6. Park Roads and Streets. Roads and streets intended for use by the public must be
designed for minimum nine-ton gross loads and streets and walkways must be well
drained. The street surface may be asphaltic-concrete, poured cement concrete,
crushed rock, gravel or other approved surface material. Park street is for private
use on the golf course and campsites. Requirements for the materials and surfaces
will meet the standards and will be addressed in the construction drawings.
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7. Cleanable Construction. Fireplaces, fire pits or cooking facilities must be of
cleanable construction and designed to permit easy removal of ash and other
waste. At this time the proposal does not include fireplaces, firepits, or cooking
facilities. If these items are to be included in the future, cleanable construction will
be utilized.

8. Screens. All openings, except doors with self-closing devices, into the outer air of
permanent kitchens, dining rooms, toilets and shower facilities must be effectively
screened. Screens may not be less than sixteen mesh per inch, and all screen doors
must be equipped with a self-closing device. Toilet and shower facilities will have
doors with self-closing devices.

9. Solid Waste Containers. Solid waste containers must be in place at the time of
final inspection. Solid waste containers or bins must:
Have tight-fitting lids, covers or closable tops; and The waste containers will be
durable, rust-resistant, water tight, rodent-proof and washable.
Be durable, rust-resistant, water tight, rodent-proof and washable; The waste
containers will have tight-fitting lids, covers, or closable tops.
(A) Containers in recreational vehicle parks must be provided at a rate of one 30-
gallon container for each four recreational vehicle parking spaces and be located
within 300 feet of each recreational vehicle parking space. Containers may be
grouped; 30 gallon waste containers will be placed every four recreational vehicle
parking spaces, which are located within 300 feet of each parking space. In addition
to waste containers every four parking spaces, there will be waste containers in and
by the bathroom facilities, and in the picnic or lawn areas.

10. Water System in Flood Zones. Potable water systems located in, or partially in
flood zones, must be provided with valves to isolate that portion of the system in
the flood zone from the rest of the system, and fittings must be installed to permit
flushing and treatment of the flood zone portion of the water system. The proposed
campground is not located in the floodplain, all parts of the RV park are located at
least 100 feet from the floodplain. See Floodplain map in Appendix 14.
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PROJECT OVERVIEW 
I hereby certify that this Preliminary Stormwater Report for the Ironwood Golf Course RV Park, 
has been prepared by me or under my supervision and meets minimum standards for the 
Columbia County of Oregon Stormwater and Erosion Control Ordinance and normal standards 
of engineering practice.  I hereby acknowledge and agree that the jurisdiction does not and will 
not assume liability for the sufficiency, sustainability, or performance of drainage facilities 
designed by me. 
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Figure 1:  Vicinity Map 
 
PROJECT OVERVIEW 
 
The proposed project is an RV park constructed over a 14.6-acre property at Ironwood Golf 
Course.  The project is located at the eastern side of Hazen Road on Tax Lot 8930, NE ¼ of 
Section 13, T4N, R2W, WM.  The site currently contains four structures and a parking lot that 
connects to Hazen Road.  The site generally slopes from west to east with its highest point 
located on its west end and its lowest point located near its eastern end. 
 
The existing structures and parking currently on site will be preserved. 102 RV spaces will be 
built on site in addition to a second access road connecting the park to Hazen Road. The whole 
site will cover an area of. Since the plans for the new homes and workshop structures have not 
been designed, all post construction areas are assumed to be impermeable. 
 
To collect runoff from the new impermeable surfaces, two detention ponds will be constructed: 
one located to the center north of the project area and one to the east side each servicing basins A 
and B respectively. The basin and pond locations are located in Figure 2. Once stormwater has 
been detained by the ponds, it will be discharged into natural drainage ditches. By implementing 
these proposed stormwater facilities, stormwater outflow will be controlled to maintain proper 
treatment of runoff. 
 
DETENTION 
 
Each detention pond will manage the difference between the following storm events: 
 
50% of 2 year predeveloped vs. 2 year developed 
10 year predeveloped vs. 10 year developed 
100 year predeveloped vs. 100 year developed 
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Pond A and B are designed to handle discharge from 5.186 and 2.756 square feet of impervious 
area respectively. Each pond will use 3:1 side slopes and maximum depth of 3 feet. Pond A will 
be 300 feet long and 30 feet wide, while Pond B will be 200 feet long and 25 feet wide. 
 
Each pond will be managed with a control structure containing two orifices.  The control 
structure will ensure that the runoff leaving the pond will be less than or equal to the 
predeveloped runoff for each storm event. See Figures 13 for the level pool routing table.  
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Figure 2:  Drainage Map 
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Figure 3:  Existing Conditions 
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Figure 4:  Proposed Development 
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Figure 5: NRCS Soil Survey 
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Figure 6: 50% 2-Year Predevelopment Runoff Summary Basin A 
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Figure 7:  2-Year Post-Development Runoff Summary Basin A 
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Figure 8: 10-Year Predevelopment Runoff Summary Basin A 
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Figure 9: 10-Year Post-Development Runoff Summary Basin A 
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Figure 10: 100-Year Predevelopment Runoff Summary Basin A 
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Figure 11: 100-Year Post-Development Runoff Summary 
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Figure 12: Basin A Pond Storage 
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Figure 13: Basins A&B Level Pool Routing 
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Figure 14: Basin A Orifice Discharge 
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Figure 15: 50% 2-Year Predevelopment Runoff Summary Basin B 
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Figure 16:  2-Year Post-Development Runoff Summary Basin B 
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Figure 17: 10-Year Predevelopment Runoff Summary Basin B



  
 
 

41 

 
Figure 18: 10-Year Post-Development Runoff Summary Basin B 
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Figure 19: 100-Year Predevelopment Runoff Summary Basin B 
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Figure 20: 100-Year Post-Development Runoff Summary Basin B 
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Figure 21: Basin B Pond Storage 
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Figure 22: Basin B Orifice Discharge 


